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7. Economic Development 
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Overview 

 
 Redevelopment in the South Washington Street 

Corridor Planning Opportunity Area (POA) can 
result in significant commercial expansion and 
tax base growth for the City.   

 
 The area can be a hub for Class A office 

development, workforce housing, as well as 
retail, restaurant, and service businesses that 
create a healthy and sustainable mix of higher-
density land uses.   Historically, the areas south 
of West Broad Street and west of South 
Washington Street are where office buildings 
have sought to locate in the City. 

 
 With the notable exceptions of Pearson Square 

and the Tax Analysts Building, the South 
Washington Street POA is currently built to 
lower-density suburban standards.  While this 
pattern has produced an eclectic mix of popular 
and long-standing businesses, the predominant 
land use in the area is surface parking, which 
generates very low tax yield for the City relative 
to urban-scale density.    

 
 The area is dominated by motor vehicle sales, 

service and transportation businesses that 
require large tracts of commercial land – a 
condition that is greatly restricted by zoning in 
many urban centers in the Washington, DC 
region because of its low tax-producing yield for 
local jurisdictions.  
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Land Values & Tax Base 

 
In the City of Falls Church only 200 acres are 
zoned for commercial land uses or mixed-use 
development – less than 15 percent of the City’s 
2.2 square miles of land.   To increase the taxable 
value of the 32 acres of commercial land in the 
South Washington Street Corridor POA will require 
higher density redevelopment over time.   
 
Today there is an average floor area ratio (FAR) of 
0.56 in the South Washington Street Corridor POA 
(about 790,000 sqft of buildings on 1.4 million sqft 
of land).  This land use density generates about 
$6.4 million per year in real estate and business 
taxes for the City, or $198,000 per acre per year.  If 
the Pearson Square and Tax Analysts properties 
are removed from these totals because they are 
already redeveloped at a more urban density of 
2.10 FAR, then the remaining South Washington 
Street Corridor POA produces just $4.6 million in 
annual tax revenue to the City on 27.6 acres with 
an average FAR of 0.29, or $167,000 per acre per 
year. 
 
Pearson Square is the largest of the mixed-use 
developments built in the City to date, although it is 
not the densest in terms of FAR.  The Tax Analysts 
Building was the largest office building constructed 
in Falls Church since the mid-1980s.  These two 
buildings now account for more than half of all the 
built space in the South Washington Street Corridor 
POA on only 15 percent of the land. 

If a modestly greater average FAR of 1.50 is 
achieved throughout the remaining South 
Washington Street Corridor POA, annual tax 
revenue for the City could climb to nearly $11 
million, or about $338,000 per acre per year based 
on fiscal impact modeling.  A density averaging 2.5 
FAR, as recommended for suburban mixed-use 
redevelopment areas by the Urban Land Institute, 
within the South Washington Street Corridor POA 
could produce about $15.3 million in annual tax 
revenue for the City, or about $474,000 per acre.  
Even greater returns are possible as the density 
increases. 
 

The Nature and Shape of 

Future Development 

 
Future building height and massing is likely to vary 
in the South Washington Street Corridor POA, 
along with redevelopment densities for individual 
properties.  One scenario might be a small office 
park, with some buildings reaching maximum 
heights allowed by zoning, ringed perhaps by lower 
rise office with ground level retail, restaurants and 
service uses.  Mixed-use development with mid-rise 
housing at peripheral locations would serve to 
increase vitality and complementary land uses in 
the area, balancing day and evening populations 
(office tenants and residents) to support 
commercial activity. 
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A critical factor in making the South Washington 
Street Corridor POA an office hub is having 
walkable amenities for the day population that 
offices bring.  Convenient retail and service 
businesses, a grocery store, more restaurants, 
delis and night spots, arts and cultural activity, 
access to mass transit, a good pedestrian 
experience, and open space are among the many 
elements that office tenants consider when they 
make a location decision.  At the same time, new 
residents in the City are needed to support our local 
businesses and to create demand for new retail, 
restaurants, and commercial services. 
 
Falls Church demographics reveal that the City has 
proportionately fewer 20- to 35-year-olds than any 
of its Northern Virginia neighbors.  At the same time 
there is an under-supply in the region of rental 
housing to serve a younger population and a 
continuing stream of workers migrating to the 
Washington, DC area, including those filling the 
jobs of retiring Baby Boomers.  Falls Church has 
very little housing inventory available to serve the 
needs of a younger workforce.  Mid-rise housing 
built over commercial space can complement the 
City’s effort to attract more office development in 
the South Washington Street Corridor POA. 
 
 

Enhancing & Preserving 

the Best of South 

Washington Street 

 
There are many unique, successful and long-
tenured businesses in the South Washington Street 
Corridor POA.  To the extent possible the City and 
property owners must work together to retain the 
commercial fabric of this area, assist business 
tenants that wish to remain to identify the best 
options for doing so, and help others transition to 
new locations either inside or outside the area. 
 
The history of the South Washington Street 
Corridor POA and the Tinner Hill legacy are more 
fully described in other sections of this document 
(Chapter 2, Background; Chapter 3, Arts, Culture, 
and Historic Preservation), but it is important to 
note that arts, cultural, and historic assets are a 
leading part of what makes the South Washington 
Street Corridor POA a special place.  New 
development that incorporates and builds upon the 
area’s arts, cultural, and historic foundation is 
strongly encouraged. 
 



 

 

7-5 

Tools and Incentives to 

Encourage 

Redevelopment 

 
The City can bring powerful tools and incentives to 
encourage and to shape commercial 
redevelopment in the South Washington Street 
Corridor POA.  Assistance in sharing the costs of 
new and upgraded public infrastructure such as 
open space and structured parking are examples of 
improvements that the City can facilitate through 
tax increment financing, business improvement 
districts, and other programming.   
 

Tax Increment Financing 

 
Tax increment financing (TIF) is a way to set aside, 
for a limited period of time, all or part of the so-
called increment of new taxes generated by new 
development, to invest in public improvements.  
New and improved roads, expanded sewer and 
water systems, undergrounding of utilities, 
streetscapes, as well as public parking structures 
and park space, are some of the potential uses of 
TIF revenue.  Projects can be accomplished on a 
pay-as-you-go basis or through the issuance of 
general obligation bonds.  Another approach is to 
create a ‘virtual TIF’ where the City would 
participate on a case-by-case basis through 
diversion or abatement of incremental taxes via a 

development agreement with private sector 
partners. 
 

Business Improvement Districts 

 
The City can establish by ordinance a business 
improvement district (BID) in a defined area within 
which property owners pay an additional tax on real 
estate in order to fund improvements or services 
within the district’s boundaries.  Taxes generated 
by BIDs can be used for district maintenance, 
security, capital improvements, marketing and 
promotion, facilities operation and staffing, and 
more.  The services provided by a BID would be 
supplemental to those already provided by the City. 

 

Industrial Revenue Bonds 

 
The City’s Economic Development Authority, with 
City Council approval, may issue tax-exempt or 
taxable industrial revenue bonds (IRBs) on behalf 
of qualified companies to finance the construction 
of buildings and related infrastructure (including 
parking).  Examples of qualifying projects are 
construction of corporate headquarters and 
facilities for nonprofit corporations, such as trade 
associations.  The Tax Analysts Building was 
financed by a $25 million IRB. 
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Commercial Property Rehabilitation 

Tax Abatement Program 

 
Owners of buildings at least twenty years old may 
qualify for up to five years abatement of real estate 
taxes on the value of improvements that increase a 
building’s assessed property value by at least fifty 
percent. 
 

Arts & Culture District 

 
The South Washington Street Corridor POA has 
been identified for possible inclusion in an Arts and 
Culture District for the City.  If included, economic 
development incentives have been approved by the 
Commonwealth for implementation.  These include 
tax incentives for up to ten years, such as reduced 
permit and user fees and reduction of gross 
receipts tax.  Regulatory flexibility may also be 
applied to the area, which may include a special 
zoning district or exemption from ordinances for up 
to ten years.  These incentives can provide the 
opportunity to display public art, provide community 
facilities, and hold community oriented cultural 
activities and events. The recommended 
boundaries of the Arts and Culture District will be 
presented in the updated Comprehensive Plan. 
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*Map No. refers to the number on the map for the corresponding Block. 
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*Map No. refers to the number on the map for the corresponding Block. 
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 *Map No. refers to the number on the map for the corresponding Block. 


